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TO: The Registrar
Environment Court
Christchurch

Notice of Appeal

1 John and Mary Fletcher (Appellant) appeal against a decision made by the Central Otago District 

Council (the Respondent) to reject their submission on Plan Change 19 to the Central Otago 

District Plan (PC19):

2 The Appellant made a submission on PC19. 

3 The Appellant is not a trade competitor for the purposes of section 308D of the Act.

4 The Appellant received notice of the Respondent's decision on PC19 on 07 June 2024.   The 

decision on PC19 was re-notified by way of public notice dated 27 June 2024, this public notice 

advising that the closing date for lodging appeals on PC19 was amended to 09 August 2024.

5 The decision was made by a hearings panel appointed by the Respondent.

Details of the Fletcher Submission And Respondent's Decision

6 The Appellant lodged a submission on PC19 regarding the density provisions for the zone Large 

Lot Residential Precinct 3 and also regarding the site coverage provisions for the same zone and 

precinct. 

7 It was sought that proposed standards LLRZ S1 and SUB S1 (and any related provisions), as 

they relate to the zone Large Lot Residential Precinct 3, were amended to provide for a smaller 

allotment size.  PC19 specified a minimum lot size of 6,000m2 and the submission sought that 

this be reduced to 4,000m2. It was also sought that proposed standard LLRZ - S4 was amended 

to provide for a greater building coverage.  PC19 specified a maximum site coverage of 10% and 

the submission sought that this be increased to 20%. 

8 The decision on PC19 was to accept in part a reduction in density size to 5,000m2 and to reject 

the sought increase in site coverage.

9 The Hearings Panel stated at paragraphs 184-191:

399. Mr Derek Shaw115 and Stuart and Mary Fletcher116 have requested that LLRZ (P3) be 

reduced to 4000m2 to provide an opportunity for development of those allotments equal to 

or less than 1ha. The Panel has considered the request and is of the view that it would be 

appropriate as suggested by Ms White in her reply that the density be amended to 5000m2
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to provide for infill development opportunities that maintains the overall character of the 

zone. 

400. LLRZ-S1 density for Precinct 3 is to be amended as follows: 

7. The minimum site area per residential unit is 65000m2 117 ., or

8. On any site less than 65000m2 118, one residential unit per site.119

401. Stuart and Mary Fletcher120 have also asked to increase the site coverage for LLRZ(P3) from 

10% to 20%. The current zoning would allow for 600m2 of built form on a site and the panel 

agrees with Ms White that this is an appropriate coverage to ensure a predominance of open 

space over built form consistent with LLRZ-O2.2 and with the approach across Precincts (1) 

and (2).

10 In sum therefore, the Panel rejected in part the sought amendments to density and rejected the 

sought amendment to site coverage provisions as per the Appellant's submission.  It was 

determined that a larger allotment size should be required and that the site coverage standard 

should remain unchanged. 

11 The objectives, policies, rules and standards for the LLRZ (Precinct 3) are set out in Appendix 1 to 

the Decision: PC19 Provisions as Amended by Decisions. 

Reasons for the Appeal

12 The reasons for the appeal include, but are not necessarily limited to, the following:

12.1 In preparation of Plan Change 19 the Central Otago District Council did not undertake adequate 

analysis of the zone and precinct subject to this appeal to determine an appropriate minimum lot 

size.

12.2 The Hearings Panel failed to consider that the precinct already includes allotments which are 

smaller than the proposed minimum allotment size, including one which was recently approved 

by way of resource consent. 

12.3 The Hearings Panel did not recognise that a smaller minimum lot size will enable some limited 

subdivision which ensuring the amenity and character of the area is maintained.

12.4 The Hearings Panel failed to consider the future implications of the determination on lot size 

including that the application of an appropriate minimum lot size now will enable clearer 



3

direction for the future of the zone and discourage undersized piecemeal subdivisions in the long 

term. 

12.5 The Panel erred in determining the minimum site size as 5,000m2 for LLRZ(P3). A minimum site 

density of 4,000m2 would be consistent with the LLRZ objectives and policies as it would result in 

a well designed and well-connected urban area and an increase in potential housing capacity

while maintaining the amenity and character of the area.

12.6 The Large Lot Zone to the north east of Precinct 3 provides for a smaller lot size yet there are few 

distinguishable characteristics between the two areas.  On this basis the Decision erred in 

determining an appropriate minimum lot size without consideration of the zoning and 

characteristics of adjoining areas.  

12.7 Increasing the density of LLRZ is function and the purpose of the 

Resource Management Act 1991.

12.8 The site coverage provisions under the Operative District Plan provide for up to 40% building 

coverage.  The Decision reduced permitted building coverage to 10% without analysis or due 

consideration as to whether existing issues had arisen and what an appropriate site coverage 

would be, based on the nature and characteristics of the area.

12.9 The Hearings Panel failed to assess the nature and characteristics of the zone and precincts in 

determining a consistent and appropriate level of permitted site coverage. 

Relief Sought

13 The primary relief sought by the Appellant is the amendment of density provisions to enable 

smaller sized allotments and the amendment of site coverage standards to enable greater 

building coverage.   More specifically, amendments sought are as follows:

13.1 That the minimum site density in LLRZ(P3) is amended to 4000m2.  The associated LLR zone 

Precinct 3 and SUB rules and standards are amended to reflect a minimum site density of 

4000m2 within the LLRZ(P3) zone.

13.2 That the maximum permitted site coverage provisions for LLRZ(P3) are amended to 20%.  Any 

associated provisions are also amended to reflect the 20% site coverage provision. 

14 The Appellant also seeks such other alternative or consequential amendments to the provisions 

of PC19 that may be required to give effect to the relief sought. 
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08 August 2024

S W Fletcher

Consultant Planner for John and Mary Fletcher

This Notice of Appeal is issued by STEWART WILLIAM FLETCHER, consultant for the above-named 

Appellant.  

The address for service of the above-named Appellant is:

Fletcher Consulting and Planning, 

4 Primrose Hill Lane

Casebrook,

Christchurch

Attention: Stewart Fletcher

stewart@fletcherconsulting.co.nz
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Appendix 1 Copy of the submission in relation to the matters raised in this notice of appeal



 

  

 
Resource Management Act 1991 

Submission on Notified Proposed Plan Change to  
Central Otago District Plan 

Clause 6 of Schedule 1, Resource Management Act 1991 

(FORM 5) 

 

To: The Chief Executive 

 Central Otago District Council 

 PO Box 122 

 Alexandra 9340 
 

Details of submitter 
 

Name: John & Mary Fletcher 

 

Postal address: C/- Fletcher Consulting & Planning, 4 Primrose Hill Lane, Casebrook, Christchurch 8051 

 

Phone:  021 0234 6903 

 

Email: stewart@fletcherconsulting.co.nz 

 
Contact person: Stewart Fletcher 

(Name & designation, if applicable) 

 

 

This is a submission on proposed Plan Change 19 to the Central Otago District Plan (the proposal). 

 

I am not a trade competitor for the purposes of section 308B of the Resource Management Act 1991  

 

The specific provisions of the proposal that my submission relates to are:  

 

1) The density provisions for the zone Large Lot Residential – Precinct 3.  This specifically includes 

proposed standards LLRZ - S1, SUB – S1 and any other consequential or related provisions.   

2) The site coverage provisions for the zone Large Lot Residential – Precinct 3.  This specifically 

includes proposed standard LLRZ – S4 and any other consequential or related provisions 

 

This submission is:  

 

 



  

Density 

Proposed standards LLRZ – S1 and SUB – S1 (and any related provisions), as they relate to the zone – 

Large Lot Residential – Precinct 3, are opposed.  It is sought that the density provisions are amended to 

provide for a smaller allotment size. 

The reasons for this opposition include, but are not limited to, that the proposed minimum lot size is larger 

than what is currently provided for in the Operative District Plan, a smaller allotment size will still maintain 

the amenity and character of the area, there is no difference in character between this precinct and other 

areas close by which provide for a smaller allotment size and further analysis could be undertaken to 

determine what the appropriate allotment size should be.   

Site Coverage 

Proposed standard LLRZ – S4 (and any related provisions), as it relates to the zone – Large Lot 

Residential – Precinct 3, is opposed.  It is sought that the site coverage provisions are amended to provide 

for greater site coverage. 

The reasons for this opposition include, but are not limited to, that the current site coverage provisions are 

understood to provide for up to 40% building coverage and a reduction to 10% is considered to be a 

significant drop and that further analysis could be undertaken to determine what the appropriate coverage 

requirement should be.   

 

I / We seek the following decision from the consent authority:   

 

Proposed standards LLRZ – S1 and SUB – S1 (and any related provisions), as they relate to the zone – 

Large Lot Residential – Precinct 3, are amended to provide for a smaller allotment size and that proposed 

standard LLRZ - S4 is amended to provide for a higher building coverage.   

 

• I oppose the application  

• I wish to be heard in support of this submission 

• I will consider presenting a joint case if others make a similar submission 

 

In lodging this submission, I understand that my submission, including contact details, are 

considered public information, and will be made available and published as part of this process. 

 

 

 

PP  

_________________________________ 2 September 2022 

Signature  Date 



  

Submissions close at 4pm on Friday 2 September 2022 

 

Submissions can be emailed to districtplan@codc.govt.nz 

 

Note to person making submission: 

If you are a person who could gain an advantage in trade competition through the submission, your right to 

make a submission may be limited by clause 6(4) of Part 1 of Schedule 1 of the Resource Management Act 

1991. 

Please note that your submission (or part of your submission) may be struck out if the authority is satisfied 

that a least 1 of the following applies to the submission (or part of the submission): 

• it is frivolous or vexatious: 

• it discloses no reasonable or relevant case: 

• it would be an abuse of the hearing process to allow the submission (or the part) to be taken further: 

• it contains offensive language: 

• it is supported only by material that purports to be independent expert evidence but has been 

prepared by a person who is not independent or who does not have sufficient specialised 

knowledge or skill to give expert advice on the matter. 

mailto:districtplan@codc.govt.nz
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Appendix 2 Copy of the Respondent's Decision. 
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ADVICE TO RECIPIENTS OF NOTICE

How to become party to proceedings

You may be a party to the appeal if you lodge a notice of your wish to be a party to the 

proceedings (in form 33) with the Environment Court within 15 working days after this notice was 

lodged with the Environment Court.

You may apply to the Environment Court under section 281 of the Resource Management Act 

1991 for a waiver of the above timing requirements (see Form 38).

How to obtain copies of documents relating to appeal or inquiry

The copy of this notice served on you does not attach a copy of the relevant application. This 

document may be obtained, on request, from the Appellant.

Advice

If you have any questions about this notice, contact the Environment Court Unit of the 

Department of Courts in Christchurch.

Contact details of Environment Court for lodging documents

Documents may be lodged with the Environment Court by lodging them with the Registrar.

The Christchurch address of the Environment Court is:

Justice and Emergency Precinct

20 Lichfield Street

Christchurch 

8013

Telephone: (03) 3650905 or 03 3534434

Facsimile: (03) 365 1740


